SELFRIDGE AIR NATIONAL GUARD BASE EUL
NOTICE OF AVAILABLITY TO LEASE (NOL) - DRAFT

APPLICATION PACKAGE
TABLE OF CONTENTS

SECTION 1.0 PROJECT SUMMARY ...oouiiiiiiiiiiiiimmme et e e 2
SECTION 2.0 ENHANCED USE LEASING DESCRIPTION AND REORMANCE
REQUIREMENTS ...ttt 9
SECTION 3.0 APPLICATION SUBMISSION.....cuuiiieiaeiereiiiiiiiieeiie e 11
SECTION 4.0 APPLICATION EVALUATION PROCESS ......cccovviiiieiiiiriie 21
SECTION 5.0 ARRANGEMENTS FOR INSPECTION OF SITE.ccc..iieiiiiiiinn. 23
SECTION 6.0 POINTS OF CONTACT ...tttk et 23
APPENDIX A CONFLICT OF INTEREST CERTIFICATION ........ccovviiiiiiiieeees 24
Selfridge ANGB PAGE 1 of 24

Date: 1-Jun-07



SELFRIDGE AIR NATIONAL GUARD BASE EUL
NOTICE OF AVAILABLITY TO LEASE (NOL) - DRAFT

SELFRIDGE AIR NATIONAL GUARD BASE

SECTION 1.0 PROJECT SUMMARY
1.1. AUTHORITY

The Enhanced Used Leasing (“EUL”) process is provided undeauthority of Title 10,

United States Code, Section 2667, as amended. This autdntg for military installations

to outlease land and facilities to a private or publityenSpecifically, installations can,

among other things: 1) outgrant for other types of mis&iaations; 2) enter into long-term or
short-term leases, providing greater flexibility for fligireuse; and 3) receive no less than fair
market rental, in cash or in-kind, as consideratiaritfe leased property.

1.2. SELFRIDGE AIR NATIONAL GUARD BASE

Selfridge Air National Guard (“ANG”) Base totals 3,082 acaad is located in Macomb
County, Michigan, approximately 20 miles northeast of Dieio the Detroit MSA). The
Base is located approximately one mile east from thigdyelitan Parkway exit of 1-94/M-59
and is along the western shores of Lake St. Clair.

1.2.1 BRAC IMPACT. U.S. Army Garrison-Selfridge was recommended for closure
(BRAC) by the Defense Department in 2005. The Army vapart Selfridge by September
30, 2008. Upon departure, the Untied States Air Force (U3A&Mational Guard will take
over the land and all buildings currently occupied by A(excluding Sebille Manor).
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1.2.2 CURRENT STATUS. Selfridge takes pride in being one of only two military
installations to have permanently assigned units frofivellof the uniformed services. The
base is home to the Michigan Air National Guard's 127tig\\Air Force Reserve, 927th Air
Refueling Wing, Selfridge Army Garrison, Army ReadinessuprdNaval Reserve Center
Selfridge, Naval Operations Support Center, Marine Wing Sugpop 47 and Coast Guard
Air Station Detroit. The working population of the baseurrently (pre-BRAC) 550 on active
duty, 1,720 civilian workers and 4,200 reservists and guardsmeaddition, there are 16
tenant organizations resident on the base, including TBREhe 425th infantry and Army
Guard Recruiting, Naval Mobile Construction Battaliomvisll Air Reserve Activity Selfridge,
Naval Reserve Center, U.S. Customs and Border Pratediarine Wing Support Group 47,
the Army’s 3rd Brigade, 85th Division and the 75th Explosivdr@ance Company. The Coast
Guard Air Station Detroit also uses Selfridge as a baeeerations.

Most uniquely, Selfridge is the largest Air National Guaaddoowned in fee simple by the
Federal government and is the last remaining major militestallation in the State of
Michigan.

1.2.3 HISTORY. OnJuly 1, 1917, Selfridge field was opened. After World War |
Selfridge expanded to its present size of 3,082 acres. In 19#jdeeField became Selfridge
Air Force Base. On July 1, 1971, Selfridge Air Force Beae transferred to the Michigan Air
National Guard. Over the years, it grew into an aatiuty base for the Air Force. In 1971 the
U.S. granted a license to the State of Michigan foutigeof the former Selfridge Air Force
Base for National Guard purposes. The base included plet@nairfield, buildings to support
base operations, housing and flight-line activities. In 1889Air Force transferred 520 acres
of the base and the 103-acre Sebille Manor housing atka t6.S. Army.

Today, Selfridge Air National Guard Base is one of theidst, most diverse military
installations in the United States. A base of operationfive military branches of service,
Selfridge encompasses some 383 buildings, a 9,000 foot ruawerya million square yards of
taxiway and paved aircraft parking ramps, thirty-nine nolgsaved roads and seven miles of
railroad track.

1.3. SELFRIDGE AIR NATIONAL GUARD BASE

1.3.1 VISION. Selfridge is a joint military installation, operatedthg Michigan Air
National Guard. Because of the departure of the U.ByAsarrison in FY2008, Selfridge is
seeking private sector development that will compleraedtsupport the remaining military
and civilian base operations and tenancies. A singltanDeveloper is sought for the EUL
site.

1.3.2 SITE. The area considered for EUL is approximately 500 acrdswdlopable
land plus the 18-hole golf course (estimated at 175 acid®.EUL sites include three
parcels, generally identified as the land along theaabsouth elevations of the base. The
property line follows the curves of Lake St. Clair alaisgvestern shores. The acreage
included in this analysis includes the portions of the babe vacated by the U.S. Army in
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FYO08, situated toward the eastern one-third of the @esecling from the Main Gate to the
shore line along the east side of Jefferson Avenue).

The EUL sites are divided into three non-contiguous zategscted on the site plan provided
below and summarized on the chart following. The largkenerally level and at grade with
the internal base road network and surrounding exteyats. Within each zone is an existing
gate, although only the Main Gate is currently used fdy daitors.

Zone Zone 1 Zone 2 Zone 3
Acres (gross) 103 acres 369 acres total 199 acres
194 acres
developable (est.)
Gates * Main Gate * Golf Gate * Joy Gate
Comments ® |Includes vacated ® 18-hole golf * Abuts the airfield
housing, support course, totaling taxiway
and approximately * Location of
administrative 175 acres many base
areas * Lakefront tenants
property
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1.3.3 EXISTING IMPROVEMENTS. There are existing older buildings on each of
the three parcels. Existing buildings include administeagtructures, housing units and
support facilities, many of which are considered to be dhisally contributing”.

» Zone 1 includes older housing areas and administrativéifgs. This zone abuts an
area that will have continued occupancy by the USAF/ Aitidthal Guard.

» Zone 2 includes historic housing units and the golf cousssupport facilities and
club house as well as Lufbery Hall.

» Zone 3 includes the structures of numerous base tenasitgling storage buildings
and outdoor lots.

It is anticipated that for the new development each a1tk require demolition of some of the
existing buildings, along with infrastructure improvemeansd upgrades. The EUL site has
existing utility lines and road improvements, although upgremeapport a new use will be
necessary. Zones 1 and 3 have rail access although dettess must comply with the base’s
Anti-Terrorism/Force Protection requirements

1.4. BUSINESS OPPORTUNITY

USAF and Selfridge ANG Base seek to competitively selgmivate developer to lease the
three parcels of land and develop a mixed-use communityegend and operate the existing
18-hole golf course. Likely development includes, but idinoted to the following
components:

» Office and research & development (R&D) buildings;
Option to renovate and expand Lufbery Hall;
Active adult community targeted to military retirees
o Selected secure recreational uses, including marinagsfeeavices and
commercial operation of the existing golf course in coctjon with the active
adult community; and.
Warehouse and light industrial uses.

Throughout this NOL, these uses will be generally reteto as “mixed uses” or “mixed use
development”.

The successful private sector offeror will operate nhaan the facilities and provide in-kind
consideration to Selfridge ANG Base equal to the faiketaralue of the leased assets. To
these ends, USAF sees this private sector opportuntgragatible with the Selfridge ANG
Base mission and as an extension of the base bssibgsctives.

The USAF and Selfridge ANG Base believe there is a Sleegpportunity for the base and a
private sector developer/property manager to work togébheceive significant benefits.
Specifically, the private sector has the opportunityet®ive a market rate return from
development activities to end users and continuing propg&ahagement of real estate assets
and facilities.
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1.5. PROJECT SUMMARY

151 PROJECT DESCRIPTION. The USAF is seeking a private sector developer and
property manager (hereafter “Developer”) to participatdéndevelopment, maintenance and
management of a mixed-use development, including the 18jbéileourse. Upon selection

of a Developer, the USAF and the Developer will woidgetiher to develop a Lease &
Management Plan (hereafter “Plan”) for leasing and dewedop of the property described in
Section 1.5.4.The Developer selected will be expected to identify istu@®ughly,

creatively and professionally, analyze solutions androhite entrepreneurial processes to
ensure the successful implementation of the Plan.

1.5.2 PROJECT GOAL. The goal of the project is to capitalize on the e&seage and
lakefront location to develop a mixed use community fospeative end users; to allow
Selfridge ANG Base to utilize in-kind consideration gaed by the project to enhance further
the quality of life for those working at and served byitts¢allation; and to employ the best
commercial practices to the benefit of both the US4HB the Developer.

1.5.3 PROJECT CONCEPT. The USAF proposes to lease the above-described land to
the Developer for a term in line with the proposed dgwalent, but in no event to exceed 50
years. The Developer will finance, plan, renovate@as operate and manage the facilities
to be developed and described above for the term ofdke knd receive market fees from end
users. In addition, the Developer will provide SelfridgeG\Rase in-kind consideration equal
to the fair market value of the leased assets.

154 LEASE & MANAGEMENT PLAN. The Plan will provide details regarding the
financing strategies, lease terms and conditions, dewelopscope, use restrictions, property
and asset management procedures, terms and conditiomsiiod consideration and other
matters agreed upon by the USAF and the Developern tpmpletion of the Plan and final
approval by the USAF, a lease and other transfer documihbe negotiated by the USAF
and the Developer to implement the Plan, or portibesebf. The decision to implement the
Plan will be made by the USAF at its discretionpdtential development opportunities are
identified during the planning process that cannot be accalaii®o under the leasing
authority, the USAF and Developer will, if feasible,adiss implementation through
alternative authorities.

In no event will the USAF be responsible for the pagtrof any fees or have any liability to
the Developer for the Plan or work product generatedveldping the Plan should the Plan
not be acceptable.

It should be noted, the USAF and Selfridge ANG Base hetvihe following objectives for
this project:

* To create a mixed use development, retaining and operagirexigting 18-hole golf
course and with an option to renovate and expand Lufbally H
» To accommodate existing base tenants’ current and anédifiture needs;
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* To integrate successfully the development activitieb wutitural resources and
environmental policy management requirements in support ehigson of Selfridge
ANG Base;

» To blend successfully development activities into theaiamg base activities and
with the existing base architecture;

* To maintain positive relations with the communities sunding the property; and

* To employ the best commercial practices to the beokfibth the USAF and the
Developer.

The USAF believes that these goals, concepts and olgisaan best be achieved by working
with the Developer to develop the Plan for Selfridgle Valuable assets of Selfridge ANG
Base make this initiative a valuable opportunity for a woldtss Developer to participate in
this EUL opportunity.

155 DEVELOPMENT PROCESS. Upon selection of the Developer, the USAF and
the Developer will work cooperatively to develop a Plaat will be implemented through the
leasing of developed facilities (mixed use development) tausearbs identified by the
Developer. The Developer will be responsible fortihgfthe Plan. The USAF and its
advisors will review this Plan. It should be noted thatWsAF has final approval of the Plan.
In addition, the Plan will be subject to review by logalernment stakeholders.

1.5.6 USAF/ANG PARTICIPATION. It is anticipated that Selfridge ANG Base will
participate in the project in the following ways:

* USAF has made specific tracts of Selfridge ANG Basd &amilable for lease. The
Developer and the USAF will cooperatively create adee& Management Plan and
jointly determine potential uses for the property.

» Selfridge ANG Base will receive in-kind consideratiomfrthe Developer at least
equal to the fair market value of the leased assets fofime amount and timing of the
in-kind consideration will be defined in the Lease & Mgement Plan.

1.6. EVALUATION CRITERIA

Applications will be evaluated on the basis of théofeing criteria. A complete explanation
of the criteria can be found at Section 3.9. The USMAFselect a developer based on an
objective “best value” determination considering onlyittiermation submitted in response to
this solicitation.

1.6.1 EXECUTIVE SUMMARY. This section describes and provides documentation
of the Offeror’s legal organizational structure, key peopkurance coverage and past history.
This section is meant to familiarize the USAF with @iéeror’s organization, not to
summarize the remaining sections of the proposal. Ekeeutive Summary is not scored.
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1.6.2 RELEVANT EXPERIENCE INCLUDING PAST AND PRESENT
PERFORMANCE. This section considers the extent of the Offerooigporate and key
personnel experience in successfully planning for, devedognd managing large complex
projects, especially under a lease arrangement. &heagon team may consider information
about other projects performed by the Developer and fahthrough any and all means
(relevancy and recency), including but not limited to custosarveys and comments from
Government agencies.

1.6.3 MARKETING PLAN. This section considers the approach to identify potentia
product end users and prospective rates charged in suppoitdofdplan and financial
analysis.

1.6.4 FINANCIAL. This section considers the extent of the Offerox{seeience in
dealing with financing of large, complex projects, especiatider a leasing arrangement.
Additionally, the Offeror’s proposed financial stratexyyd financial capability will be
considered.

1.6.5 DEVELOPMENT PLAN: This section considers the methodology and plan for
the design and construction of the project.

1.6.6 FACILITY MAINTENANCE/MANAGEMENT.  This sectiorconsiders the
ability and experience in managing, maintaining and leasmips projects over an extended
period of time. This feature is critical to the developti®long-term viability.

1.6.7 CAPABILITY AND QUALIFICATIONS. This section considers the extent of
the Offeror’s corporate and key management and techpecabnnel capabilities and
qualifications to provide the services required for plannirdyianplementation of the project
as well as the Offeror’s approach to the project.

1.6.8 ACHIEVEMENT OF USAF/ANG GOALS, CONCEPTS AND OBJECTIVES.
This section considers the extent to which the Offer@pjsroach indicates an understanding of
the USAF and ANG'’s goals, concepts and objectives, asilbegdn Section 1.5 of this NOL,
and a realistic approach to accomplishing them.

1.6.9 EXPERIENCE IN COMMUNITY RELATIONS. This section considers the
extent of the Offeror’s experience in dealing with camity relations in successfully
completing major developments.
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SECTION 2.0 ENHANCED USE LEASING DESCRIPTION AND
PERFORMANCE REQUIREMENTS

2.1. SUMMARY OF LEASING PROCESS

Following selection of the Developer, the USAF andDeeeloper will work together to
produce a Lease & Management Plan (“Plan”) for Selfrillj& Base. The USAF will issue
a conditional Notice of Lease award to the Developerdeveloping the Plan, the USAF and
the Developer will consult stakeholders within the camity, as appropriate. Proposed uses
for the leased land will be determined during the Plan dpuent. The USAF will work with
the Developer in preparing a lease and other documentsadtw implement the Plan. An
initial sample outline for contents of the Planssf@lows:

» A further description of the USAF's and ANG’s goals, cgpts and objectives for the
leasing arrangement and methods for meeting them;

* Sources of capital, including debt and equity;

* Overall leasing and development schedule;

* Detailed leasing and development budget including operatinfppr@a and revenue
pro forma for the term of the ground lease;

* Roles and responsibilities of the USAF, ANG, Selfridgel the Developer, including
a description of any anticipated partnership or joint vestiy the Developer;

* Development plans and timelines, including drawings,pdées, etc.;

* Atenant leasing plan setting forth appropriate guidelioensure that all third party
tenant leases are for uses compatible with the AN@i&ng mission;

* Documents required to comply with the National Environini@alicy Act (NEPA) and
other applicable laws;

» Community relations plan;

* Detailed plan specifying the amount and timing for paymem-&ind consideration
to Selfridge ANG Base; and

* A detailed description of any opportunities identified duringpdla@ning process that
cannot be accommodated by the current lease authorityif &asible, a plan for
proceeding under an alternative authority.

The Developer will prepare draft portions of the Planréview by the USAF and its advisors.
The USAF will work with the Developer to arrange feview by relevant stakeholders,
including various constituencies with an interest in thegatpjpoth inside and outside the
government.

At the end of the planning stage, the Plan and supportingnteras will be submitted to
Deputy Assistant Secretary of the Air Force — Indtialfes (SAF/IEI) for approval. If
approved, the USAF will execute lease arrangements acdgaavith the project.
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In the unlikely event that the USAF and the Develop@not agree on a Plan, implementing
lease or other required documents, or if the Plan isczepted by SAF/IEI, the USAF, at its
option, may render this application process null and \amd, direct the Developer to cease all
work on the project. This can occur without giving riseny right or claim by the Developer.
Should this occur, the USAF maintains the right, atost, to make full use of the Plan and to
proceed to negotiate and work with other developers on tisisnilar projects.

2.2. LEASE PAYMENT PROVISIONS

The Developer will provide in-kind consideration not ldsmn the fair market value of the
leased land. Details regarding these payments will bedad in the Plan.

2.3. UTILITIES AND SUPPORT SPACE

The Developer will be responsible for coordination ofiéilities and support services used in
the operation and management of the newly developedrmgsidnd leased land.

2.4. PROPERTY MAINTENANCE/MANAGEMENT

The ability to properly maintain and manage the proppsegct is critical to the project’s
long-term viability. The Developer, as a part of thenPshall work with the USAF to develop
a property maintenance/management program that meeXSAfF and project goals. The
Developer will have responsibility for all property m&inance and management items
throughout the life of the project.

2.5. ENVIRONMENTAL CONSIDERATIONS

Selfridge ANG Base will produce and make available a Phaseironmental site assessment
report (Environmental Baseline Study) for the acreage indludéhe project.

2.6. DISPUTES

Any dispute concerning a question of fact or procedure ansidgr this application, which is
not disposed of by agreement, shall be decided by the Ug#d-shall mail or otherwise
furnish a written copy of the decision to the Offeror.
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SECTION 3.0  APPLICATION SUBMISSION
3.1. PROVISIONS

Developers are required to comply with the following mstions while developing their
proposal. Where instructions conflict and no order of glexsee is specified, the most
stringent requirement applies. A reference to, orctloa to comply with, a particular
paragraph shall include, as appropriate, all subparagrapbksitider. Oral explanations or
instructions given before the signing of the Lease willo@binding. Any written information
concerning the application given to any prospective Developebe furnished promptly to

all other prospective Developers. If the informatiemeécessary in submitting applications or
if the lack of it would be prejudicial to any other prospecDeveloper, the information shall
be furnished as an amendment to the application. Byitudgran application, Offeror agrees
to provide non-discrimination and Civil Rights assurantapplicable. Additional provisions
the Developer should note include:

» The information provided by Offeror may be used by the USAdotmluct a
comprehensive background and credit check.

» The Developer may provide the facilities and servicabadJSAF as agreed upon in
the Plan and lease either directly or through subleasesncession agreements that
have been reviewed and accepted by the USAF.

» The right is reserved, as the interest of the USAl require, to reject at any time any
and all applications, to select more than one Offéoowaive any informality in
applications received, and to accept or reject any iterasyoépplications unless such
application is qualified by specific limitation.

» The Developer may joint venture with another Developerfsjoint venture (team
arrangement) shall meet the following requirements:

o All applications submitted by joint ventures must includeaginal of the
executed joint venture agreement.

o Parties to the joint venture must sign the proposedd.ealeases, as agreed to
in the Plan. In the case of corporations that ar¢ jenture entities, the
corporation secretary must certify that the corporasauthorized to
participate in the joint venture, by so certifying in jbiat venture agreement
and by submitting a separate certification to the USA®T po Lease award.
The joint venture must also provide a certificate, widemtifies a single point
of contact, i.e., a principal representative (by nan#&)ejoint venture for
purposes of resolution of lease matters and payment issues

* The U.S. Army Corps of Engineers (“USACE”) has beselected by the USAF to
assist in this competition. The Metis Group LLC and Adza& Marsal Real Estate
Advisory Services LLC are serving as advisors (and hauseecthemselves from
this competition) on this project. All offerors musttdgrthey are not using nor have
they used The Metis Group LLC or Alvarez & Marsal REiASssist in the
preparation of any proposal related to this project. (Camffitnterest Certification
form is included as Appendix A of this NOL.)
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3.2. CANCELLATION OF AVAILABILITY BY THE GOVERNMENT

The Government is sponsoring this leasing transacti@tysior the purpose of achieving the
goals established in the enabling legislation. WhileGbeernment intends to enter into a
lease with the Developer, it is under no obligationdesd, and reserves the right to cancel this
availability and reject all application submissionsieTGovernment reserves the right to
suspend or modify all aspects of this process and to wawmaralities and minor

irregularities in offers received where it is in thesbinterest of the Government to do so.

3.3. HOLD HARMLESS

By participating in the application process, Developgre@to hold the United States, its
officers, employees, and advisors harmless fromailing, liabilities and costs related to all
aspects of this application. Under no circumstancdbtBkeaGovernment be liable for any real
estate brokerage commissions, finder’s fees, or othesfof compensation related in any way
to activities undertaken by any person as a result outtvaission of the NOL proposal.

3.4. AMENDMENTS TO APPLICATION PACKAGE

This application package may be amended by formal amendioemment, letter, or

facsimile. If this application is amended, then alite and conditions, which are not modified,
remain unchanged. Developers shall acknowledge recegoycdmendments to this
application by the date and time specified in the ament{s)e Acknowledgment shall be
made by signing and returning the amendment(s), or senditigaor telegraphic
acknowledgment.

3.5. INDUSTRY FORUM NOTICE TO OFFERORS

An Industry Forum will be held on June 26, 2007 to discuss th@agipto this transaction.
The conference will be held at Macomb Community Collégraversity Center- Assembly
Hall, 44575 Garfield Road, Clinton Township, Ml 48038-1139 at 10:00 Rby(stration

begins at 8:30 AM). Information (directions, attende fisesentations, questions & answers,
etc.) on this industry conference can be found on thevialy website:
http://eul.army.mil/Selfridge/conference.htm

3.6. NOTICE OF ORAL PRESENTATIONS

Offerors should note that they might be required to ptabeir proposals orally to the USAF,
Selfridge ANG Base and its advisors if they are includatiencompetitive range. If any oral
presentation is required, it shall be limited to 60 misutBuring the oral presentation, the
Offeror should be prepared to provide information conceramgaspect of the written
proposal submitted. At the conclusion of the oral pred®n, the Offeror should plan on
approximately 30 to 45 additional minutes to respond to questioriero€@fshould be
prepared to provide a pictorial representation of the giro@ncept through the use of a
rendering, sketch, photomontage, or other type of graphic mé&tia visual media will be
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used for illustrative purposes only and is not expected &mlgxact or detailed representation
of the project concept. The USAF will provide an ovarhprojector, LCD data projector and
laptop with CD-ROM and Floppy disc compatibles. If @igeror decides to use media other
than what is provided, the Offeror must provide and set upghgment itself. The Offeror
must bring ten (10) complete sets of all overheads apdther handouts to the oral
presentation. The time and date for this presentatibbe scheduled individually with the
Offeror after the written proposal has been submétetievaluated.

3.7. SUBMISSION OF APPLICATIONS
Offeror applications are due at 5:00 PM Eastern Time odatespecified on the project

website: http://eul.army.mil/Selfridge/The information below must appear in the lower left
corner of Lease Application envelope.

Sealed Application for Lease of Real Property
Must be received No Later Than (“NLT"):

Time: 5:00 p.m. (EST)
Date: August 17, 2007
Project Name: Selfridge ANG Base Project

One (1) originalfharked original) and ten (10) copies of Offeror applications, plus one (1)
electronic copy and modifications shall be submittesemled envelopes or packages
addressed to the following:

U.S. Army Corps of Engineers (USACE)
Baltimore District
ATTN: Robert Penn, Real Estate Division

If hand delivered, to Office Location:

10 South Howard Street, Room 7620
Baltimore, MD 21201

If mailed, to Mailing Address:

P.O. Box 1715, CENAB-RE
Baltimore, MD 21203-1715

In addition, the sealed envelopes or packages should bedakith the Developer’s name,
address, contact person and time specified for recegattrihic, telegraphic, or facsimile
offers and modifications will not be considered withexpress written authorization of
USACE.

Any applications received after the time and date specifttabove will be rejected and
returned to the Offeror unopened.
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3.8. SUBMITTAL ORGANIZATION

The Developer’s proposal shall consist of a singigimal document and ten (10) copies with
the sections below clearly labeled. The sectionstitotesthe factors that will be evaluated
and are listed in order of evaluation importaageluding Section I, which will not be
evaluated.

Application Submittal
Page Limit
Section | Description of Factor Number of Submittals (857x11)
I Executive Summary One original, 10 copies and oh@ages
electronic copy to USACE
Il Relevant Experience/Past and| One original, 10 copies and oh&0 pages
Present Performance electronic copy to USACE
1 Financial One original, 10 copies and on&0 pages
electronic copy to USACE
\Y Development Plan One original, 10 copies and ph@ pages
electronic copy to USACE
\% Marketing Plan One original, 10 copies and od® pages
electronic copy to USACE
Vi Property Maintenance/ One original, 10 copies and on&0 pages
Management electronic copy to USACE
Vil Capability/Qualifications One original, 10 copies amae | 10 pages
electronic copy to USACE
Vil Achievement of USAF Goals, | One original, 10 copies and oné pages
Objectives and Concepts electronic copy to USACE
IX Experience in Community One original, 10 copies and on& pages
Relations electronic copy to USACE
TOTAL 75 pages
NOTES:

* Any pages exceeding the limits set above will be destreynd not evaluated. Supporting
data such as mandatory forms, resumes, organizationts,din@ancial statementpro
formas cost estimates, engineering calculations, photos,itlgavand catalog cuts do not
count against the page limits indicated above.

» All sections should be submitted on the same disk/CIMRO

» All sections of the Application will be provided in a t&t®) font size or greater.

Developers shall mark all information that is proprgi@nd not releasable to the public as
proprietary.
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3.9. REQUIRED FACTOR SUBMISSION INFORMATION

Each section in Offeror’s submission must include a gegmn of Offeror’'s approach to the
following factors. These factors comprise the minimegmpliance with the USAF and
Selfridge ANG Base goals and must be submitted in ordexpiplications to be considered
complete. It is the desire of the USAF and SelfridgdGABase that Offerors attempt to exceed
these minimum requirements where possible. The U8A&rves the right to evaluate and
select Offerors based upon an overall best value detation.

3.9.1 SECTION | — EXECUTIVE SUMMARY: (This section is not scored/rated in

the evaluation.)

e The name, address, telephone, e-mails and fax numbeasto principal, partner
and/or co-venturer participating on Offeror’'s team amdriame of the representative
authorized to act on behalf of the team.

» Identification of any affiliation or other relationshiptiveen any of the members of
the team responding to this application and any developcoempany, parent
company, or subsidiary.

* Adescription of Offeror’s status (whether a corpamatia nonprofit or charitable
institution, a partnership, a limited liability company,siness association or a joint
venture) indicating jurisdiction under whose law Offeioorganized and operating,
and a brief history of Offeror’s organization and itspipals.

o If the Offeror is a corporatigrprovide the following: 1) Articles of
Incorporation and by-laws; 2) Names, addresses , dateslofind Social
Security Numbers of officers and participating princip8d)sCorporate
resolution authorizing the proposed transaction; and 4) Swroh&orporate
Activity.

o Ifthe Offeror is a partnership/joint ventuggovide the following: 1)
partnership/joint venture agreement; 2) Names, addresses,addirth and
Social Security Numbers of partners; and 3) each prihgipanber’s
appropriate history and background, assigned areas of réspiyrsnd any
legally enforceable agreements or other mechanisms tlhaéewelied on to
ensure the firm’s successful long-term operation.

o If the Offeror is_a sole proprietorshiprovide Social Security Number, date of
birth and current address.

» Date and location of establishment and the date of incatiporunder the present
name.

* Provide Duns numbers for principal, partner, and/or co-venparticipating on
Offeror’s team.

* Explanation of types of services Offeror’s firm providesl how they relate to this
application.

* Whether the Offeror (or team member) have ever bereninated for default,
noncompliance, or non-performance on a contract asé.eProvide a detailed
description; and whether Offeror (or team member), haga hathin the past five (5)
years, in litigation, arbitration, or have had any judgts against Offeror (or team
member). Provide a detailed description.
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* Indication of whether Offeror ever maintained or cutlsemaintain errors and
omissions insurance and, if so, the amount of the ageeideductible and the carrier
of the insurance.

3.9.2 SECTION Il - RELEVANT EXPERIENCE/PAST AND PRESENT
PERFORMANCE

3.9.2.1 RELEVANT PROJECT EXPERIENCE. Provide the following
information on projects for which Offeror (or teammizer) acted as prime
developer. ldentified projects must demonstrate an ataliperform a project of
this magnitude and complexity.

» List of the major projects that Offeror successfuthynpleted or has currently in
progress covering the past ten (10) years. In the ¢asmibventures, any
principal member's projects over the past ten (10) years.

» For each project listed above please provide the faligwi

o
o
o

The name, address, type and size of each project;

The name and address of the owner of each project;

No more than three (3) photos of each project (eaclopiaitexceeding
8-1/2” by 11" in size) if available;

A description of how the project achieved an acceptabd td quality
in the project planning, creation, design and construction;

A description of project economics and finance includingahbewing:
1) total development costs including hard and soft costg)&)cing
including debt and equity amounts and sources; 3) ownershipuseruc
including percentage of ownership by principal members; 4) esicso
of sharing arrangements between principal members cstorge
including identification of sources of return to the ovenand investors;
A description of property management/maintenance serpicevided
including scope of services and standards of performance;
Offeror’s role and services provided for each project;

The name, address, telephone e-mail, and fax numbarngant of
contact at the client or other stakeholder for eaofept (This individual
must be familiar with the project and the role of tHéef@r played in the
project and will be able to respond to Air Force inquirgdso the
individual must know they will be contacted as a refesgnand,

Any other pertinent information to sufficiently descrilzke project.
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3.9.2.2 PAST AND PRESENT PERFORMANCE. Provide the name,
address, telephone and fax numbers of at least fouli€d)scor other stakeholders
for whom Offeror (or each team member) have sucalgsfeveloped projects
within the past ten (10) years.

In addition to clients, Offeror is encouraged to proviiedbove information from
other project stakeholders that Offeror considers impbttaunderstanding the
success of Offeror’'s work. These references shoailable to assess the degree of
client (or other stakeholder) satisfaction.

The USAF intends to contact all the referencestti@Offeror lists. Offeror’s
inclusion of the information requested above will be abergid authorization to do
so. Some of the factors that contribute to cliatisgaction and what the Offeror’s
references may be asked to discuss with respect tooOftemally are as follows:

» Quality of the working relationship with the client (ttemant and/or owner);

» Professionalism and integrity with which Offeror conducbusiness;

* Responsiveness to the client’'s needs and expectations;

* Level of communication;

* Value added to the project as the result of cost saviagstdble financing,
positive asset management, etc.;

» Delivery of the project within budget and on schedule;

» Quality control of the project design and constructang

» Other relevant aspects in the management of a pageedopment for a client.

List all material instances of litigation or formaltérnative Dispute Resolution
(ADR) processes (e.g., binding arbitration) during thet&s{10) years and
involving a claim in excess of $50,000 to which each principahbez has been a
party relating to partnering and/or financial performan€er those matters
involving a claim equal to or in excess of $500,000, provide alekkt@escription
of the litigation or ADR process.

3.9.3 SECTION IIl — FINANCIAL: (Note: All financial data clearly marked as
proprietary will be held in confidence)

» Offeror shall provide audited financial statements (or 1K entity is publicly
owned) for the last three years (parent and holding coiepahould submit audited
financial statements if they intend to commit resoutoes developer or joint venture
in which they own a controlling interest). The finadtatements should be prepared
in accordance with generally accepted accounting prirc(®@&AP) (see note below)
and the financial auditor must be an independent CertifibtidPAccountant or by
and independent licensed public accountant. Auditor coinfactation should also
be provided.
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» If audited financial statements have not been performe®fferor’'s corporation or
partnership, or if Offeror is an individual, provide a coateland current personal
financial statement for Offeror and all partners/@&f&

* Provide the names, addresses, telephone numbers anbod-ahdeast two
commercial or institutional credit references fromethOfferor has previously
obtained financing. Attach a letter authorizing eachicreterence to respond to
inquiries from the USAF.

* ldentify the sources, and, if possible, the relativewamts from these sources, from
which Offeror expects to derive revenue during implemematnd operation of the
Selfridge project.

» Discuss the envisioned economics of sharing arrangememmésdn principal
members or investors including identification of sourde®trn to the owners and
investors.

» Describe Offeror’s plan for reinvesting revenues ear@e# o the project itself. This
should include anticipated timing and levels of refinancirgdjtae proposed
disposition of proceeds from refinancing as well as planadjusting the
reinvestment approach in response to market standards.

* Provide a description and/or documentation demonstrate®éveloper’s strategy to
obtain financing (i.e., debt and equity) for this projeciuding anticipated costs and
why this strategy offers the best value to the govenime

» Discuss Offeror’s capability to secure operating cafotaithe project as well as
Offeror’s capability to secure payment or performancedbdor other types of
security) for the envisioned Selfridge project.

3.9.4 SECTION IV — DEVELOPMENT PLAN: This factor will be used to evaluate
and demonstrate that the Offeror has a clear unddistpaf the anticipated design and
construction elements of the project. Specificalg Offeror shall submit a detailed
narrative describing the Offeror’s proposed project coneggroach and vision,
including an accurate overall description of the intendepbgirdesign and construction
methodology. Place special emphasis on how Offerppsaach addresses the entire
project and how it demonstrates a clear understanditige gicope and complexity
associated with the project. The project concept si@ilde, but is not limited to, the
following items: 1) quality control plan; 2) safety pl&);phasing/sequencing including
detailed logic diagram with major milestones (i.e.ic®to proceed, design completion,
obtaining permits, subcontractor selection); and 4) pregetdination (i.e. A&E
involvement). The USAF is seeking a developer thathwiflg creativity and innovation
to this project.

3.9.5 SECTION V — MARKETING PLAN : This factor will be used to evaluate and
demonstrate that the Offeror has an understanding ¢ypbeof uses and sub-tenancies
for this site consistent with the USAF’s goals and dinjes. Specifically, the Offeror
should submit a detailed narrative describing how the @ffeill market the site to
maximize its potential and create optimal absorpti®@ummarize the prospective
developer’s team experience marketing the proposed produts)tyf@pecifically, the
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Offeror shall provide an overview of the marketing plamgsearch and identify the
necessary users to make the overall project finandedlyible.

3.9.6 SECTION VI — PROPERTY MAINTENANCE/MANAGEMENT: This factor
considers the Offeror’s capability to understand and addregzdject’s property
maintenance/management responsibilities including maintenaepair, operations and
management experience. Specifically, the Offeror lshotovide their approach to
maintenance/management of the project in accordartbgowvate sector standards, as
well as describe previous comparable projects wherehidney performed similar
functions. In addition, the Offeror should include dethinformation (i.e. resume) on
personnel that will be involved in the management efioject.

3.9.7 SECTION VII — CAPABILITY/QUALIFICATIONS

3.9.7.1 STAFFING PLAN: Please provide the following:

» Describe Offeror’s organizational approach to executingr@fte
responsibilities, providing the overall project coordioatiand responding to
the USAF during all phases of the project. Include anmizgtonal chart and
staffing plan that demonstrates Offeror’s capability efysag out all functions
required for this project. If applicable, present a tabé&t for hiring any
additional staff.

* For each year from 1997 to the present, summarize Ofanarkload,
expressed in terms of the annualized dollar value of thjeqis being
developed and the number of full-time staff engaged imagiag project
development.

» Discuss the extent to which Offeror is planning to constaiff and other
resources to the project and development of the Businddsease Plan.

3.9.7.2 QUALIFICATIONS OF KEY PERSONNEL.: Please provide the

following:

» ldentify Offeror’s key personnel and their respectivesaluring development
of the Plan. Key personnel are those persons condidatieal to the
accomplishment of the required services. Indicatextent to which Offeror’s
key personnel have worked together as a team on profatis énancial
magnitude or greater.

* Provide a resume for each of Offeror’s key personKely personnel are those
who are considered critical to the accomplishmenhefRlan. Resumes, which
are limited to one-page, must include a description ofrtthgidual’s duties and
responsibilities, education, knowledge, skills, experise& other qualifications
relevant to development of the Plan.

* Attach a statement to the resume for each of Offek®y personnel defining
the extent of their availability and corporate conmeaht. The resume for each
person must clearly indicate whether the person s oot currently Offeror’s
employee and, if not so employed, what kind of commitroewoffer of
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employment Offeror’s firm has been made to assureadibty of this person
during the development of the Plan.

3.9.8 SECTION VIII = ACHIEVEMENT OF AIR FORCE GOALS, C ONCEPTS
AND OBJECTIVES: This factor considers the extent to which the @ifsrapproach
indicates an understanding of the USAF’s goals and atiealpproach to accomplishing
them. Specifically, Developers should describe how fisa@ach and how the goals of
the USAF will be achieved during the project term.

3.9.9 SECTION IX — EXPERIENCE IN COMMUNITY RELATIONS: Explain
Offeror’s philosophy and specific approach to managing comigntelations during the
planning, construction and operation & maintenance of npamects. With respect to
projects Offeror listed under “Relevant Project Experghdescribe Offeror’s
experiences in managing relations with the surroundingraamty.

3.10. SOURCE SELECTION EVALUATION PROCESS

An evaluation team will evaluate each application. #an will determine the overall value
of the application to the USAF and the potential foetimg the goals of the leasing
arrangement, in accordance with the evaluation fapi@gously stated. Therefore, the
application should contain all information that thevBleper deems is needed by the USAF to
make a selection. Applications will be evaluated om then merit, independently and
objectively. While the government does not intend to matét Offerors regarding revisions
to their applications prior to any oral presentations,ISAF may contact Offerors to clarify
certain aspects of their application or to correetichl errors. The information submitted in
Offeror’s written proposal will be reviewed by the axation team prior to any oral
presentation. This will allow the team members timbdoome familiar with Offeror’s firm's
experience, project approach, financial capabilities, anggeherate questions that may be
posed in anticipation of any oral presentation. The BE&%erves the right to include all or
short-list offerors into a competitive range beforafber any oral presentations.

After the final evaluation of the applications, the USWill select the Offeror whose

application offers théest overall value Selection will be based on an integrated assessment
of the factors set forth in Section 3.9. Upon setectihe USAF and the Offeror will

commence work, as outlined in this Lease Proposai, thvé intent to enter into a leasing
arrangement.
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SECTION 4.0  APPLICATION EVALUATION PROCESS
4.1. INDIVIDUAL FACTOR RATINGS

Each individual evaluation factor will be rated as ¢adied below. The evaluators will assign
one of the following ratings to each factor:

» Exceptional Plus (E+): The offeror has addressed substantially all of thenehts in
this factor in a manner that demonstrates superior addeel &bbve a satisfactory
response for substantially all of the elements.

» Exceptional (E): The offeror has addressed many of the elements dati® in a
manner that demonstrates superior added value abovefacsatisresponse and has
addressed substantially all of the remaining elemeritssriactor in a manner that
demonstrates high added value above a satisfactory response.

* Acceptable Plus (A+): The offeror has addressed many of the elements dattisr
in a manner that demonstrates some added value abonsfactary response and has
addressed substantially all of the remaining elementggriactor in a manner that
demonstrates a satisfactory response.

» Acceptable (A): The offeror has addressed substantially all of thmehts in this
factor in a satisfactory manner.

* Unacceptable (U): The offeror has failed to address substantiallpfhe elements
of this factor in a satisfactory manner or has simailedl to address substantially all
of the elements in this factor.

* Neutral: This rating will only be used to evaluate an offerothm past performance
evaluation factor. The offeror did not have a suffitieistory that could be evaluated
in a level of detail that allowed the evaluation teardraw a conclusion about the
offeror's past performance

4.2. OVERALL PROPOSAL RATINGS
In addition, the evaluators will assign an overaihgto each proposal as indicated below:

» Exceptional Plus (E+): The offeror has addressed substantially all of theehts in
all of the factors in a manner that demonstrates srmided value above a
satisfactory response.

» Exceptional (E): The offeror has addressed many of the factors in aenainai
demonstrates superior added value above a satisfactory sespmhhas addressed
substantially all of the remaining factors in a mannat ¢emonstrates high added
value above a satisfactory response.
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» Acceptable Plus (A+): The offeror has addressed many of the factors inreena
that demonstrates some added value above a satisfeetponse and has addressed
substantially all of the remaining factors in a mannat tfemonstrates a satisfactory
response.

» Acceptable (A): The offeror has addressed substantially all of tbefa in a
satisfactory manner.

» Unacceptable (U): The offeror has failed to address substantiallpfahe factors in
a satisfactory manner or has simply failed to addsebstantially all of the factors.

4.3. RISK RATINGS

The evaluators will justify the evaluation factor ratimgdrawing upon the strengths,
weaknesses and risks identified for each of the evalutgeiors. In addition to the ratings
above, a risk rating will be assigned to each ofrtdévzidual factors. The purpose of this rating
is to assess the level of risk associated with edehoof The evaluators will assign one of the
following ratings to each of the individual factors:

* Low Risk: Any weaknesses identified by the evaluators have littlerpal to cause
disruption to the planning and implementation phases. Nawoméractor/government
effort and monitoring will probably minimize any diffidids.

* Moderate Risk: These are weaknesses identified by the evaluators that ca
potentially cause disruption to the planning and implememipi@ases. Special
contractor/government emphasis and close monitoridgprabably minimize any
difficulties.

» High Risk: These are weaknesses identified by the evaluators thatia potential
to cause significant disruption to the planning and implementphases even with
special contractor/government emphasis and close nnimgito

The evaluators will document the weaknesses and themt@dtenpact on disruption to the
planning and implementation phases of the installationfgppoojects to justify the
contractor selection rating. Oral presentations vglkevaluated on the same basis as the
written proposals and blended into the final evaluation.
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SECTION 5.0 ARRANGEMENTS FOR INSPECTION OF SITE

Arrangements can be made with Selfridge ANG Basen&pdction of sites included in this
NOL. To make such arrangements contact:

Name: Lt. Colonel Mac Crawford, MIANG
Telephone:  586-307-4670
E-mail: mac.crawford@miself.ang.af.mil

SECTION 6.0  POINTS OF CONTACT

Questions, clarifications and inquires about leasing ssduke and general information
requests can be directed to the following:

Name Organization and Address Phone & Fax

Robert Penn Physical Address: P 410-962-3000
U.S. Army Corps of Engineers, Baltimore Distridt 410-962-4922
Attn: Real Estate Division
10 South Howard Street
Baltimore MD 21201

Mailing Address
PO Box 1715
Baltimore MD 21203-1715

Email:
bob.penn@nab02.usace.army.mil

Peter Swanson Physical Address: P 410-962-9823
U.S. Army Corps of Engineers, Baltimore Distridt 410-962-0866
Attn: Real Estate Division
10 South Howard Street
Baltimore MD 21201

Mailing Address:
PO Box 1715
Baltimore MD 21203-1715

Email:
peter.swanson@usace.army.mil
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APPENDIX A CONFLICT OF INTEREST CERTIFICATION
The Offeror hereby certifies that The Metis Group LdiCAlvarez & Marsal Real Estate

Advisory Services, LLC did not assist in the developnaérhis proposal for the Selfridge Air
National Guard Base Enhanced Use Leasing Project.

Name:

Company:

Date:

Signature:

This form should be signed by the person authorized to represesigttificant parties comprising the project
team and should be included in the Offeror’s proposal.
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